
 
PLAN ADDRESS: 880 71 St 

Miami Beach, FL 33141 

APPLICATION DATE: 10/08/2020 

EXPIRATION DATE: 

 

 
SQUARE FEET: 0 

VALUATION: $0.00 

PARCEL: 0232100130190 

DESCRIPTION: Approval of new mixed use development 

 
 
 
 
 
 
 
 
 
 
 
 

 
1. Planning Department Review - Pass 

Comments: 

 
 
 
 
 
 
 
 
 
 
 
 

 
Michael Belush Ph: email: MichaelBelush@miamibeachfl.gov 

Project may proceed to December 14th Planning Board, provided that the missing information noted by Rogelio Madan is submitted by 
November 3rd. 

2. Planning Department Review - Fail Rogelio Madan Ph: email: RogelioMadan@miamibeachfl.gov 

Comments: 4. Plans: Indicate that the site is located in “Parking District No. 4” on page 3. Please refer to Page 3 (Zoning Data Summary) of 

the Arch. Plans Volume 2. 

1. LOI: include and respond to all sea level rise and resiliency review criteria per section 133-50 of the City Code. Provided in 
Section V of the Letter of Intent. 

 

3. LOI: clarify if the project is going to retain or request any waivers and variances. Provided in Section VI of the Letter of Intent. 

6. FAR: In Order to have 2.0 FAR in the CD-2 district the project must have more than 25 percent of the total area of a building is 
used for residential or hotel units; indicate compliance with this requirement on plans. Please refer to Page 4 (Program Areas) of 
the Arch. Plans Volume 2. 

 

General Correction 

2. LOI: In addition to the 50,0000 SF CUP criteria provided, respond to standard CUP review criteria per section 118-192 (a) of the 
City Code. Provided in Section III(a) of the Letter of Intent. 

 

These comments have been provided as a preliminary review of outstanding issues and are subject to additions and/or deletions 
pending further review before the meeting date and during building permit review. These comments do not constitute final zoning 
comments or final zoning approval of the project. 

 
Please provide the above information for Final submittal (CSS and Paper) by October 23, 2020 before 12:00 pm. Provide a narrative 
and label electronic files as: ‘MM-DD-YYYY Document Name’. 

 
The official application is what is submitted in CSS and is the responsibility of the applicant to upload accurate information and the 
electronic files coordinates with the paper submittal. 

 
Paper submittal: submit original set (original application, letter of intent, survey, plans, color photographs and any other applicable 
items); 14 copies (collated sets) and the CD with the proper format (please see attached), attention to: Victor Nunez. 

 
Please do not provide the checklist, comments, or comment replies, or copy the mailing labels for the 14 paper copies but provide a 
separate response sheet with the originals and in the CSS at final submittal. 

 
Staff will review this Final submission and issue a notice to proceed on October 27, 2020. The final fees will be due by October 29, 
2020. 

 
These comments have been provided as a preliminary review of the documents and plans submitted and are subject to additions 
and/or deletions pending further review. 

7. Provide a narrative response to comments. Provided. 
 

3. Planning Admin Review - Pass Victor Nunez Ph: email: VictorNunez@miamibeachfl.gov 
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Greenberg Traurig, P.A. | Attorneys at Law  
333 Southeast Second Avenue  |  Suite 4400  |  Miami, FL 33131  |  T +1 305.579.0500  |  F +1 305.579.0717 
 www.gtlaw.com 

Ethan B. Wasserman 
Tel 305.579.0784 
Fax 305.961.5425 

wassermane@gtlaw.com 
 

November 3, 2020 
 
 
VIA ELECTRONIC DELIVERY  
   
City of Miami Beach Planning Board  
c/o Mr. Michael Belush 
City of Miami Beach  
1700 Convention Center Drive 
Miami Beach, Florida 33139 

Re: Final Submittal / Letter of Intent for Planning Board Application PB20-0402 
(the “Application”) / Property located at 880 71st Street, Miami Beach, Florida 
(the “Property”) 

 
 
Dear Planning Board Members: 
 

Our firm represents Bay Dr. LLC and KG Normandy LLC (collectively, the “Applicant”), 
in connection with certain land use and zoning matters relating to the Property.  Please accept this 
Application, on behalf of the Applicant, requesting a Conditional Use Permit1 (“CUP”) in 
connection with the construction of a 4-story, mixed use development at the Property (more fully 
detailed below).   

 
I. The Property  
 

The irregular shaped Property is located within the Normandy Isles Historic District.  The 
Property is zoned Commercial, Medium Intensity District (CD-2) on the City of Miami Beach 
(“City”) Official Zoning Map and designated Medium Intensity Commercial (CD-2) on the City’s 
Future Land Use Map.  The neighborhood contains a mix of multi-family residential and 
commercial uses.  Specifically, a collection of condominium buildings located to the South of the 
Property, including Normandy Palms, Nautico Bay Club and King Cole Condominiums, a 
Marathon gas station to the North, the Indian Creek waterway to the East and various commercial 
uses on the West.  Notably, the Property directly abuts a vacant lot to the South. There are also 
several City of Miami Beach surface parking lots within 1,000 feet of the Property as well as public 
transit options abutting the Property on 71 Street.  According to that certain survey, a copy of 
which is enclosed, the Property contains a total of 19,414 +/- square feet or .45 +/- acres of land.   

                                                 
1 Section 142-303 of the City Code requires a CUP for new construction of structures 50,000 square feet.  Note, the 
project only contains 38,823 square feet of FAR.  However, the parking and pedestrian passage areas at the ground 
floor, which are open breezeways unenclosed by walls, but are covered by the floor above, are considered towards the 
50,000 square foot requirement, thus triggering the need for a CUP.   
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II. The Project  
 
The Applicant intends to construct a beautifully designed, mixed use development at the 

Property that will complement the MIMO style of architecture in the neighborhood.  As detailed 
in the plans prepared by Built Form Architects, the Applicant will develop the Property with a 4-
story, mixed use development comprised of ground floor commercial space, extensive public area 
improvements, 36 upper level residential units and rooftop amenities (the “Project”).  The Project 
provides approximately 3,650 sq. ft. of community engaging commercial space and a ground 
level courtyard area.  Additional amenity space is provided on the main roof, complete with a 
pool and environmentally-friendly shading comprised of  50% open air, stretched fabric.   The 
intentionally designed rooftop shading and decorative screening obscures the mounted 
mechanical equipment from the public right-of-way views.  

 
The building design follows many of the MIMO relevant design features, as well as strong 

horizontal emphasis with bold vertical breaks, angular massing moves and material compatibility. 
The main building structure is raised to allow for light, air and visual access through the site to 
the Indian Creek waterway.  The lower pavilion structures, containing the neighborhood-friendly 
commercial options, are also environmentally friendly and thoughtfully designed with green 
roofs and decorative screening. 

 
The Project was intentionally designed with a pedestrian-oriented focus in an effort to 

activate the streetscape along 71st Street with interactive ground floor uses, open and courtyard 
type spaces, and public access to the waterfront. The Project will also incorporate significant 
enhancements to the public areas along the street rights of way, subject to coordination and 
approval from Public Works. The Project’s public access to the waterfront, public realm 
improvements and pedestrian focused amenities are consistent with the vision of the Normandy 
Isles area and seamlessly integrates within the surrounding multi-family residential, commercial 
and pedestrian friendly character of the neighborhood.   

 
III. Compliance with Conditional Use Permit Criteria 

 
The Application complies with the review criteria for the issuance of a CUP for new 

structures above 50,000 square feet, in accordance with Sections 118-192(a) and 118-192(b) of the 
City of Miami Beach Code of Ordinances (the “Code”), as detailed below.   

 
a. Section 118-92(a) 

 
i. The use is consistent with the comprehensive plan or neighborhood plan if one 

exists for the area in which the property is located. 

As detailed further below, the Project is consistent with the revitalization efforts 
and vision for the Normandy Isles neighborhood, as provided in the North Beach 
Master Plan.  The Project’s MiMo design and proposed mixed use development (i.e. 
residential and ground floor commercial) are a true reflection of the fusion of 
residential and commercial uses in the Normandy Isles community. 
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The Property is ideally situated for a mixed-use development due to its primary 
frontage along 71st Street and its close proximity to similarly scaled apartment 
buildings and nearby commercial/retail oriented businesses.  As noted in the NoBe 
Master Plan, the addition of residential uses are critical to the success of ground floor 
retail in the Normandy Isles neighborhood.  The Project’s proposed ground floor 
commercial uses, outdoor plazas and public walkways with waterway views will 
complement the residential component of the Project and serve the surrounding 
residential uses.  As such, the development of a mixed-use project at the Property 
furthers the City’s vision for continued revitalization of the Normandy Isles 
community and is compatible with the existing, residential and commercial character 
of the neighborhood.  

ii. The intended use or construction will not result in an impact that will exceed the 
thresholds for the levels of service as set forth in the comprehensive plan. 

The Project will not result in an impact that will exceed the thresholds for the 
levels of service as set forth in the Comprehensive Plan.  Specifically, the 
Comprehensive Plan permits up to 100 dwelling units per acre and a floor area ratio 
of 2.0 for mixed use developments in the CD-2 category.  As reflected on the enclosed 
plans, the Project’s development program, including density and FAR, are in full 
compliance with these thresholds.  

iii. Structures and uses associated with the request are consistent with these land 
development regulations. 

In compliance with the City Code, mixed use developments including multi-
family residential and retail uses, are permitted uses in the CD-2 zoning district and 
are therefore consistent with the City’s land development regulations. 

iv. The public health, safety, morals, and general welfare will not be adversely 
affected. 

The Project will not adversely affect the public health, safety, morals, and general 
welfare of the Normandy Isles neighborhood or the City.  To the contrary, open air 
view corridors, waterfront access and residential units with ample private outdoor 
space (balconies) should contribute to the overall health and wellbeing of residents 
and guests.  Outdoor uses and amenities are proving more important than ever 
because of the current pandemic. 

v. Adequate off-street parking facilities will be provided. 

The Property is located within Parking District No. 4.  As detailed further below, 
there is no required off-street parking for the Property as the Project is in full 
compliance with Section 130-31(c)(2) of the City Code and recently adopted 
Ordinance 2020-4343 (the “Parking Ordinance”).  Nonetheless, the Project is 
designed to provide ground floor parking to accommodate future residents and 
visitors of the mixed use development.     
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vi. Necessary safeguards will be provided for the protection of surrounding property, 
persons, and neighborhood values. 

Safeguards will be provided for the protection of surrounding property, persons, 
and neighborhood values, as necessary.  Specifically, the residential building will be 
supervised at all times and will be equipped with state-of-the-art security equipment 
to ensure the safety of the residents. Additional safety measures and equipment (i.e. 
security cameras and attendants) may be provided for the additional areas of the 
Property, including the parking facilities and commercial area of the Project, as 
necessary.  

vii. The concentration of similar types of uses will not create a negative impact on the 
surrounding neighborhood. Geographic concentration of similar types of 
conditional uses should be discouraged. 

The Project contains both multi-family residential and ground floor commercial 
uses, which are consistent with the existing uses in the surrounding neighborhood.  
However, the combination of these uses within the proposed mixed-use development 
program will be a welcomed addition to the Normandy Isles neighborhood and will 
break up the concentration of purely residential or commercial structures in the area.   

viii. The structure and site complies with the sea level rise and resiliency review criteria 
in chapter 133, article II, as applicable. 

Please see Section V of this Letter of Intent for compliance with sea level rise and 
resiliency review criteria.  

b. Section 118-192(b) 

 
i. Whether the proposed business operations plan has been provided, including hours 

of operation, number of employees, goals of business, and other operational 
characteristics pertinent to the application, and that such plan is compatible with 
the neighborhood in which it is located.  

At this time, commercial tenants have not yet been determined for this Project and 
therefore a detailed business operation plan for the Project would be premature.  However, 
the Applicant can confirm that the proposed commercial uses will maintain normal 
business hours in compliance with the City’s Code.  Once the exact tenant mix for the 
commercial uses are confirmed, we are happy to provide a detailed business operation plan 
to the City at staff’s request.  Please note, the commercial venues are each under 2,000 
gross square feet.  Additionally, there are three (3) public parking surface lots within 1,000 
feet of the property that will support the commercial uses on site, as well as mass transit 
options at the Property’s doorstep. 
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ii. Whether a plan for the mass delivery of merchandise has been provided, including 
the hours of operation for delivery trucks to come into and exit from the 
neighborhood and how such plan will mitigate any adverse impacts to adjoining 
and nearby properties, and neighborhood.  

Given the scale of this Project, designed with only 36 residential units and two 
(2) neighborhood-friendly commercial spaces (both under 2,000 gross sq. ft. in size), 
industrial contracts and mass commercial deliveries are not anticipated for the Property. 
However, the Project is designed with one (1) 10’ x 20’ loading berth, that provides safe 
and convenient off-street loading access located within the ground floor parking 
facilities.  

iii. Whether the scale of the proposed use is compatible with the urban character of 
the surrounding area and create adverse impacts on the surrounding area, and how 
the adverse impacts are proposed to be addressed.  

The Project’s 4-story, mixed use development is compatible with the surrounding 
residential and commercial properties in the neighborhood and aligns with the future 
development envisioned for this community.  For example, the Property is located on the 
same street (Bay Drive) with similarly scaled condominium developments such as Bay 
Drive and the Tropical Resort condominiums.  Additionally, there are significantly larger 
residential developments located along Bay Drive, including the King Cole condominium, 
located South of the Property, containing approximately eleven (11) stories and two 
hundred eighty-four (284) units; and the Stanton House Condominiums located at the end 
of Bay Drive developed with eleven (11) stories and contains approximately one hundred 
six (106) units.  The Project, quaintly designed with four (4) stories and thirty-six (36) 
units, provides a high-quality development consistent with the urban and residential 
character of the neighborhood.  Additionally, the three (3) public parking surface lots 
within 1,500 feet of the Property will support the commercial uses on site, as well as the 
availability of mass transit at the Property’s doorstep. 

 
iv. Whether the proposed parking plan has been provided, including where and how 

the parking is located, utilized, and managed, that meets the required parking and 
operational needs of the structure and proposed uses. 

Pursuant to the Parking Ordinance and Section 130-31(c) of the City Code, there 
is no required parking for CD-2 properties (providing new construction) located in the 
Normandy Isles National Register Conservation District and situated within 1,500 feet of 
a public transit stop or a public/private parking garage.  In compliance with the Parking 
Ordinance, the Property conveniently abuts a public transit stop, located along 71st 
Street, that services Miami-Dade Metrobus Route 112 and the Miami Beach Trolley 
(North Beach Line).  These public transit routes provide direct access to popular hubs 
within the City, such as Lincoln Road Mall and the Miami Beach Convention Center, as 
well as destinations outside of the City (i.e. North Bay Village, Little River and Hialeah).  
Additionally, the Property is situated within walking distance (less than 1,500 feet) of at 
least three (3) City parking facilities open to the public and specifically located at: (i) 
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6950 Bay Drive (Parking Lot No. 87), 1045 71 Street (Parking Lot No. 88), and 917 
Normandy Drive (Parking Lot No. 89).   

Although the Parking Ordinance eliminates parking requirements for the Project, 
the ground floor parking area is designed to accommodate up to nine (9) parking spaces 
and a handicapped parking space, with ingress/egress on Bay Drive.  This parking design 
and operation was included in the enclosed Traffic Statement prepared by TrafTech 
Engineering, Inc. and dated September 2020, which has since been approved by the 
City’s Transportation Department as part of the review for the concurrent HPB 
Application.  Therefore, the proposed parking plan meets the required parking and 
operational needs for the Project. 

v. Whether an indoor and outdoor customer circulation plan has been provided that 
facilitates ingress and egress to the site and structure.  

While a specific plan is premature, the site is designed with a heavy emphasis on 
the pedestrian experience.  The operational goal is to allow the free flow of people 
through the Property, from Bay Drive and 71st  Street, with direct access and views to the 
waterfront.  The Project is intended to provide an open air feel and experience for the 
residents and visitors.  Contrary to a traditional project with a single means of pedestrian 
activity, the Project incorporates no less than three (3) pedestrian access points.  

vi. Whether a security plan for the establishment and supporting parking facility has 
been provided that addresses the safety of the business and its users and minimizes 
impacts on the neighborhood.  

Access to the residential component of the Project will be equipped with state-of-
the-art security equipment including electronic door locks that require a special access 
card for entry.  These safety features ensure that unwanted visitors and the general public 
will not have access to the residential component of the Project.  Additional safety 
measures and equipment (i.e. security cameras and attendants) may be provided at the 
Property, as necessary.  

vii. Whether a traffic circulation analysis and plan has been provided that details 
means of ingress and egress into and out of the neighborhood, addresses the impact 
of projected traffic on the immediate neighborhood, traffic circulation pattern for 
the neighborhood, traffic flow through immediate intersections and arterials, and 
how these impacts are to be mitigated.  

As mentioned above, the enclosed Traffic Statement detailing the trip generation 
and traffic circulation associated with the Project, has been approved by the City’s 
Transportation Department.  Specifically, the Traffic Statement confirms that the Project’s 
parking geometry and operations are not anticipated to have any adverse effects on the 
existing traffic patterns and the surrounding roadways.   
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viii. Whether a noise attenuation plan has been provided that addresses how noise will 
be controlled in the loading zone, parking structures and delivery and sanitation 
areas, to minimize adverse impacts to adjoining and nearby properties.  

As mentioned above, the limited commercial uses proposed for the Project will 
keep normal business hours and there will be no augmented or amplified sound devices 
used at any time on the Property not otherwise allowed by code.  These operational 
precautions will minimize and virtually eliminate any noise related, adverse impacts to the 
surrounding residential properties during the evening and late-night hours.      

 

ix. Whether a sanitation plan has been provided that addresses on-site facilities as well 
as off-premises issues resulting from the operation of the structure.  

The Project’s garbage disposal and sanitation needs will fully comply with the City 
Code, as a sanitation plan will be provided prior to the submission of a building permit.  
The Project includes a fully enclosed trash room provided at the ground level for the 
various commercial and residential uses on site.  The location of the trash room – with 
direct access from the internalized loading area and parking facilities – provides 
convenient access for both residents and commercial tenants who can easily dispose of 
waste in a safe and covered environment.  

 
x. Whether the proximity of the proposed structure to similar size structures and to 

residential uses creates adverse impacts and how such impacts are mitigated.  

As mentioned above, the scale and massing of the Property is compatible with and 
in some instances, smaller than residential/condominium developments in the Normandy 
Isles neighborhood and along Bay Drive.  Additionally, the Project’s building design 
follows many of the MIMO relevant design features prevalent in the area, including strong 
horizontal emphasis with bold vertical breaks, angular massing moves and material 
compatibility.   

 
The main building structure is elevated to allow for light, air and visual access 

through the site to the Indian Creek waterway.  The lower pavilion structures, containing 
the neighborhood-friendly commercial options, are also environmentally friendly and 
thoughtfully designed with green roofs and decorative screening for necessary roof top 
mechanical equipment.  The Project’s MIMO design and environmentally friendly 
elements demonstrates the Applicant’s commitment to develop a compatible and 
contextually sensitive design while providing a pedestrian scaled experience at the public 
streetscape. 

 

xi. Whether a cumulative effect from the proposed structure with adjacent and nearby 
structures arises, and how such cumulative effect will be addressed. 

The development of the Property with the proposed Project will not adversely affect the 
surrounding properties, with various uses.  As stated above, the Property is situated and abuts a 
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vacant lot to South; to the West is Bay Drive and located further West of Bay Drive is a public 
parking lot; to the North is 71st Street, and across a gas station; and directly to the East is waterfront 
canal.  Therefore, the proposed use and development will not affect nearby structures.  Notably, 
71 Street is a commercial corridor, and gradually turns residential south along Bay Drive. The 
Project thoughtfully combines these uses and integrates into the community. 
 

V. Sea Level Rise and Resiliency Review Waiver 
 

Section 133-50(a) provides review criteria for compliance with the City’s sea level rise and 
resiliency criteria.  
 

(i) A recycling or salvage plan for partial or total demolition shall be 
provided.  
 
The existing Property is vacant and will not require any recycling or 
salvaging.   
 

(ii) Windows that are proposed to be replaced shall be hurricane proof impact 
windows.  
 
The windows for the Project will be hurricane proof impact windows. 
 

(iii) Where feasible and appropriate, passive cooling systems, such as operable 
windows, shall be provided.  
 
Passive cooling systems, such as operable windows, may be installed as 
appropriate. 
 

(iv) Whether resilient landscaping (salt tolerate, highly water absorbent, 
native or Florida friendly plants) will be provided.   
 
All new landscaping will consist of Florida friendly plants. 
 

(v) Whether adopted sea level rise projections in the Southeast Florida 
Regional Climate Action Plan, as may be revised from time-to-time by the 
Southeast Florida Regional Climate Change compact, including a study 
of land elevation and elevation of surrounding properties were 
considered.   
 
The Project is intentionally designed to activate the outdoor public areas, 
including pedestrian pathways from both 71st Street and Bay Drive 
providing direct access to the waterfront.  Additionally, the residential 
structure of the Project is significantly elevated, well above the Base Flood 
Elevation, which is consistent with the City’s flood and resiliency efforts. 
The raised elevation of the residential structure creates an open-air effect 
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allowing the structure to breathe within a small and unusually shaped lot.  
The seawall will also be raised in accordance with City requirements.  

 
(vi) The ground floor, driveways, and garage ramping for new construction 

shall be adaptable to the raising of public rights-of-ways and adjacent 
land. 
 
Based on discussions with staff, the City has not proposed to raise the 
roadways in the near future, nor committed any sources of funding to 
facilitate any road raising and infrastructure improvements.  However, the 
Applicant will work with staff to address SLR predictions and resiliency 
improvements.  
  

(vii) Where feasible and appropriate, all critical mechanical and electrical 
systems shall be located above base flood elevation. 
 
All critical mechanical and electrical systems will be located on the roof of 
the building, with appropriate architectural screening. Equipment in the 
FPL vault at the ground floor will be located above BFE.  
 

(viii) Existing buildings shall be, where reasonably feasible and appropriate, 
elevated to the base flood elevation. 
 
As previously mentioned, the Property is currently vacant and does not 
contain any existing buildings or structures.    
 

(ix) When habitable space is located below the base flood elevation plus City 
of Miami Beach Freeboard, wet or dry flood proofing systems will be 
provided in accordance with Chapter 54 of the City Code. 
 
Habitable space located below the Base Flood Elevation will be 
floodproofed or otherwise comply with building code requirements. 
 

(x) Where feasible and appropriate, water retention systems shall be 
provided. 
 
Applicant will work with staff on an appropriate water retention system, as 
applicable and appropriate for the Project.    

 
 

VI. Historic Preservation Board Variance Requests 
 

In furtherance of the development of the Property, the Applicant submitted a Historic 
Preservation Board Application (HPB20-0431) which included the following variance requests: 
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1. A variance to allow landscaped and decorative screened lining for the ground floor 

parking facilities in lieu of residential or commercial uses.  Given the shape and 
location of the Property, this limited variance is required to locate the driveway in 
this location.     
 

2. Variances to allow residential balcony encroachments in the side interior yard 
setback (4’3” where 2’-6” is allowed) and rear yard setback (4’-2” where 1’-3” is 
allowed).  Given the irregularly shaped lot, the required yard setbacks would 
diminish the balcony floorplate to an unusually narrow and practically infeasible 
area that would be inconsistent with the high-quality design for the Project.   

 
3. A variance to allow an average apartment unit size of 788 sq. ft. (12 sq. ft. 

reduction). 
 

4. A variance to allow a 0’ setback for the paved, walkway located at the rear of the 
Property to provide direct access to the waterfront, including ADA access.    

 
5. A variance to allow for reduced landscaping in the rear yard.  The installation of 

any required landscaping provided in the already restricted rear yard would obstruct 
the pedestrian walkability and ADA accessibility for this area of the Property.    

 
 

VII. Conclusion 
 

Pursuant to the City’s Code, the Applicant is requesting a Conditional Use Permit for the 
development of a one-of-a-kind, mixed use building in North Beach.  This Project will be a 
welcome addition to the Normandy Isles area replacing a vacant lot along 71st Street.  Additionally, 
its classic MiMo architectural design will not compete with the surrounding historic architecture, 
but instead, complement the existing architecture of the historic district.  Based on the foregoing, 
we respectfully request your favorable consideration of this Application.   

 
Sincerely, 

 

 
 

Ethan B. Wasserman, Esq. 
 
BEW:dv 
 
ACTIVE 53074239v4 



































































880 71st Street
Miami Beach, Florida 33140

traffic statement

prepared for: 

Kahuna Properties

September 2020



     

     

 
September 21, 2020 
 
Mr. Matis N. Cohen 
Kahuna Properties 
880 71st Street 
Miami Beach, Florida 33140 
 
Re: 880 71st Street – Traffic Statement 
 
Dear Matis: 
 
Traf Tech Engineering, Inc. has prepared this traffic memorandum in connection 
with a proposed residential project planned to be located at 880 71st Street in 
the City of Miami Beach in Miami-Dade County, Florida.  The subject residential 
project will consist of 36 residential units and 14 parking spaces including one 
handicap parking stall.  Bicycle racks for 40 bicycles is also proposed.  Retail 
spaces (3,650 square feet) to primarily serve future residents of the project is also 
included.  The site is currently vacant.  The proposed site plan for the 36-unit 
development is contained in Attachment A.  This traffic memorandum 
addresses the following topics: 
 

o Trip Generation and Trip Distribution 
o Traffic Circulation and Driveway Volumes 

 
Trip Generation and Trip Distribution 
 
A trip generation analysis was performed for the site using the trip generation 
equations published in the Institute of Transportation Engineer’s (ITE) Trip 
Generation Manual (10th Edition).  The trip generation analyses were undertaken 
for daily, AM peak hour, and PM peak hour conditions. 
 
According to ITE’s Trip Generation Manual (10th Edition), the trip generation 
equations used for the analyses are presented below: 
 
Multifamily Mid Rise (ITE Land Use 221) 
Daily Trips 
 T = 5.44 (X) 
 Where T = average daily vehicle trip ends and X = number of units



     

2 
 

 
AM Peak Hour 
 T = 0.36 (X) with 26% inbound and 74% outbound 
 Where T = AM peak hour trip ends and X = number of units 
 
PM Peak Hour 
 T = 0.44 (X) with 61% inbound and 39% outbound 
 Where T = PM peak hour trip ends and X = number of units 
 
Retail (ITE Land Use 820) 
Daily Trips 
 T = 37.75 (X) 
 Where T = average daily vehicle trip ends and X = 1,000 square feet 
 
AM Peak Hour 
 T = 0.94 (X) with 62% inbound and 38% outbound 
 Where T = AM peak hour trip ends and X = 1,000 square feet 
 
PM Peak Hour 
 T = 3.81 (X) with 48% inbound and 52% outbound 
 Where T = PM peak hour trip ends and X = 1,000 square feet 
 
Using the above-listed trip generation equations from the ITE document, a trip 
generation analysis was undertaken for the proposed residential/retail 
development.   The results of this effort are documented in Table 1. 
 
As shown in Table 1, the proposed 36-unit residential development generates 
approximately 334 daily trips, approximately 16 AM peak hour trips (5 inbound 
and 11 outbound) and approximately 30 trips during the typical afternoon peak 
hour (17 inbound and 13 outbound). No deduction was applied to account for 
internal capture (conservative approach). 
 
The trip distribution for the project was based on Miami-Dade County’s Cardinal 
Distribution data base for the years 2015 and 2045 for TAZ 625, which is 
applicable to the site location.  Based on the distribution for TAZ 625, 
approximately 30% of the vehicle trips will arrive/depart to and from the east 
and 70% will travel to and from the west.  The project’s trip distribution is shown in 
Figure 1. 
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Traffic Circulation and Geometry 

As shown in the site plan contained in Attachment A, the traffic circulation 
consists of a 23-foot two-way driveway on Bay Drive East.  Within the parking 
area, 14 parking spaces are provided including one parking stall for handicap 
vehicles.  Additionally, a 10 feet x 20 feet residential loading space is provided.  

Queuing 

No gates are proposed and therefore, queuing is not anticipated to be an issue 
with this development. 

Please give me a call if you have any questions. 

TRAF TECH ENGINEERING, INC. 
 
 
Joaquin E. Vargas, P.E.    
Senior Transportation Engineer 
      
 
  



FIGURE 1

880 71st Street
Miami Beach, Florida
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Size
Land Use (units) Daily Trips Total Trips Inbound Outbound Total Trips Inbound Outbound
Multifamily Mid Rise (LUC 221) 36 196 13 3 10 16 10 6
Retail (LUC 880) 3,650 138 3 2 1 14 7 7

External Trips 334 16 5 11 30 17 13
Source: ITE Trip Generation Manual (10th Edition)

TABLE 1
Trip Generation Summary (Proposed Use)

880 71st Street
AM Peak Hour PM Peak Hour



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

ATTACHMENT A 
 

Site Plan for 880 71st Street 
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